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ZAMBIA: ACCESS TO HOUSING FINANCE 
Discussion Session in Lusaka / Meeting Notes: 25 October 2007 

 
Notes prepared by: David Gardner 

 
 

PARTICIPANTS 
NAME ORGANISATION EMAIL TEL CELL 
FINANCIAL SERVICE PROVIDERS 
Zandile Shaba 
Managing Director 

African Banking 
Corporation 

zshaba@africanbankingcorp.com  257970-6   

Victor Sodala Chief 
Investment Officer 

African Life vsodala@aflife.co.zm  254841 0977-
790575 

Brian M. Kampamba 
Projects Manager 

Cavmont Capital Bank bkampamba@cavmont.com.zm  224280 0955-
768827 

Mavis Chibuye IT 
Manager 

Christian Enterprise 
Trust Zambia Bank 

mlchibuye@cetzam.com.zm  222991 0955-
251278 

Clayton Machingaifa 
Financial Analyst 

Christian Enterprise 
Trust Zambia Bank 

cmachingaifa@cetzam.com.zm  299980 0978-
741724 

Ackim Mwale 
Marketing & Business 
Development 
Manager 

Development Bank of 
Zambia 

MwaleAc@dbz.co.zm  227013 0977-
774169 

Don Maila Group 
Corporate Finance 
Manager 

LSA/ Madison 
Investment Company 
Limited 

don@madison.co.zm  295317 0979-
320491 

Benson Muchelemba 
Business 
Development 
Manager 

National Housing 
Bonds Trust 

muchelembab@nhbt.co.zm  230945/6 0955-
783470 

Daniel Jonck Director Nedfin gjdjonck@nedfin.co.za    0966-
550001 

Maris Chiyungi 
Kamanga Loans & 
Surveying Officer 

Pan African Building 
Society 

mwila-chikusa@yahoo.com  220690 0955-
449714 

Dave Allan Chief 
Operating Officer 

Stanbic Bank alland@stanbic.com  221297   

Jacqueline Mutale 
Head Personal & 
Business Banking 

Stanbic Bank mutalej@stanbic.com  231621/ 
229071/3 

0966-
755380 

Jane Mwila Head 
Home Loans 

Stanbic Bank mwilaj2@stanbic.com  229071/3 0966-
788688 

Caiaphas Habasonda 
Head Credit 

Stanbic Bank habasondac@stanbic.com  229071-
72 Ext. 
2303 

0966-
452130 

Orlean Moyo Country 
Director 

Zambia Low Cost 
Housing Development 
Fund 

ahf@zamtel.zm 251455 0977-
770633 

Christopher Besa 
Company Secretary 

Zambia National 
Building Sociaty 

besachristopher@yahoo.com    229197 0977-
624743 

Mwamba J. Chibuta 
Director Mortgage 

Zambia National 
Building Society 

mwamba.chibuta@znbs.co.zm  221017 0955-
880195 
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ZAMBIAN GOVERNMENT 
Ephraim Musilekwa, 
Senior Inspector 

Bank of Zambia emusilek@boz.zm  228888 0955-
811488 

Mulenga Musepa 
Senior Economist 

Bank of Zambia mjmusepa@boz.zm  228888 0977-
773321 

INDUSTRY ASSOCIATIONS 
Juliet D. Chansa 
Programme Officer 

Association of 
Microfinance 
Institutions of Zambia 

amiz@zamtel.zm  236258 0966-
720126 

Roseta Mwape 
Coordinator 

Zambia Association of 
Manufacturing 

zam@zamnet.zm/ 
roseta20zm@yahoo.com  

253696 0977-
706623 

Kaitano Chungu 
Director 

Zambia Institute of 
Bankers & Financial 
Services 

kchungu2000@yahoo.com  237281 0977-
623948 

NGO / DONOR SECTOR 
H. Sikapale Chinzewe 
National Director 

Habitat for Humanity 
Zambia 

sika@zamnet.zm  232249 0977-
783039 

Grace Kampembwa 
Malanga Programme 
Cordinator 

People's Process on 
Housing & Poverty in 
Zambia 

gmalangan@yahoo.com  224195 0955-
752802 

Patricia Mukumbuta 
Country Coordinator 

Swedish Cooperative 
Centre 

patricia.mukumbuta@sccrosa.org 260577 0977-
896057 

Kangwa Chama 
Programme Manager 

UN-Habitat kangwa.chama@undp.org  255814 0979-
947581 

DEVELOPERS 
Ted Galante Chief 
Executive Officer 

Lilayi Housing Estates ted@chartwellcapital.co.za    278-
23193660 

CONSULTANTS 
Richard Martin 
Consultant 

AUHF/ World Bank richmart@netactive.co.za    278-
27702734 

Sherry Thole  Consultant  sherrythole@yahoo.co.uk    0977-
771827 

FINMARK TRUST 
Juliet Munro, 
Coordinator 

FinMark Trust – 
Zambia 

julietmunro@iconnect.zm 0211 
212103 

0977 
848311 

Kecia Rust, Housing 
Finance Theme 
Champion 

FinMark Trust – South 
Africa 

kecia@iafrica.com +2711-
880-7694 

+2783-
785-4964 

David Gardner Consultant & author of 
study 

david@gardner.za.net +2716-
973-1727 

+2783-
399-3388 

 

IIntroductionntroduction   
A FinMark Trust report prepared by David Gardner and entitled ‘Access to Housing Finance in 
Zambia: Exploring the Issues – Zambia was released in May, 2007.  As a follow-up to this 
document, and as a part of its strategy to expand its operations into Africa, FinMark Trust 
arranged a working session on this document with representatives from key organisations and 
institutions in Zambia, on 25 October 2007. 

The intent of the working session was to present to key individuals from the housing and finance 
sectors in Zambia an overview of FinMark Trust (presentation by Kecia Rust, Housing Theme 
Champion) and to provide an overview of the findings of FinMark-commissioned research on the 
Zambian housing finance market. Richard Martin also gave a presentation outlining the work 
undertaken in various African countries by the African Union of Housing Finance, with support 
from the Cities Alliance.  From these presentations, open discussions were held on possible future 
interventions that could be considered by FinMark Trust, to further the access frontier of housing 
finance in Zambia.  

This document outlines the main points of discussions and proposals emanating from this working 
session. 
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DDiscussioniscussion   
The discussion addressed the range of potential intervention areas for FinMark in Zambia that 
were raised in the report.   These include: 

  Data: analyses of the status quo of the housing sector, as well as the supply-and demand-side 
dynamics of housing in Zambia 

  Housing & Finance Approaches and Instruments aimed at reaching the poor. 
  Alternative Delivery Systems for conventional housing finance 
  Pension and provident-fund backed housing finance 
  Alternative housing tenure approaches 
  Finance techniques and capacity-building 
  Development packaging, specifically supply-driven housing financing. 

Discussions at the workshop identified certain key issues for follow-up work. These are outlined 
below. 

General ObservationsGeneral Observations   
A number of general observations on the topic of housing finance provision for the lower income 
groups were offered: 

  FinMark Impact: The inputs were well-received as a useful addition to the nascent debate on 
the housing finance in Zambia.  General sentiment was that further work in Zambia by 
FinMark Trust would be welcomed and would assist with the growth of the housing finance 
sector in that country. 

  Zambian Housing Ethic: Various points were made about the attitude of Zambians towards 
housing, emanating from David Gardner’s observation that ‘there are no shacks in Zambia’.  
This was believed to be due to the strong pride of Zambians to live in decent accommodation, 
a culture of incremental-build and the acknowledgement that there is little or no hope of 
obtaining decent housing any other way (government has a limited ability to support the 
provision of the necessary components of housing, and provides very little housing directly). It 
was noted that such a dynamic bodes well for the expansion of the housing and housing 
finance sector, if implemented appropriately.  

  Importance of Housing: it was noted that the President of Zambia has made housing a 
priority focus of his current term in office.  This should open the door to FinMark Trust being 
able to make a substantial impact on the Zambian housing discourse. 

  Down-Market Focus: the ability to meet the housing needs of middle- and lower-income 
households was discussed.  It is recognised that current housing finance instruments 
generally only reach a minority of higher-income households, excepting for limited unsecured 
financing on offer, much of which is used for consumer credit and not necessarily for housing 
improvements. 

  Land vs Housing: While access to and the release of land remains a critical issue in Zambia, 
many Zambians do have access to land with secure title.  Approaches are required to improve 
their ability to construct housing on such land, both for their own use as well as for rental 
stock. 

Data: Housing (Finance) Demand Study Data: Housing (Finance) Demand Study --  FinMark and African  FinMark and African 
Union of Housing FinanceUnion of Housing Finance   
The benefits of a detailed demand study relating to the housing sector in Zambia was widely 
acknowledged. The findings, as well as the successes of some of the AUHF’s work in other 
African countries were identified as being of significance to Zambia.  

Interest was expressed from certain banks and non-bank lenders in Zambia to join the AUHF, in 
order that such a demand study on housing may be undertaken.  This should be pursued strongly, 
whether by FinMark Trust and/or AUHF.   



FinMark Trust  Lusaka, Zambia: 25 October 2007 
 

 
Discussion Session: Access to Housing Finance in Zambia Page 4    
 
 

The extent to which such a study would address the serious need for more empirical data on the 
nature of the housing and housing finance sectors in Zambia must be discussed. There is still 
scope for a further, specific research into the supply and demand-side dynamics of the Zambian 
housing sector.   

The relationship between this study and FinMark’s other work under way must be clarified. 

Housing / Finance Approaches & Instruments aimed at reaching Housing / Finance Approaches & Instruments aimed at reaching 
the Poorthe Poor   
General observations were made that while the growth of the mortgage finance sector in Zambia 
is encouraging and a good place to start building a housing finance sector, it is still extremely 
difficult for anyone outside of the ‘apex of the income pyramid’ to access housing finance.  The 
very low affordability of the majority of Zambian households was also mentioned.  However, the 
opportunity for many households to improve their housing conditions - if they could access 
reasonably-priced and appropriate financial products - was highlighted. Also, the ability for existing 
households to construct additional units for rental, if they could access finance to do so, was 
discussed as an option to alleviate the massive low-income housing need. 

The importance of considering the needs of households outside of the largest urban area (Lusaka) 
was raised. Many rural households and households in smaller urban centres could also benefit 
from access to finance. 

Alternative Delivery Systems for Housing FinanceAlternative Delivery Systems for Housing Finance   
The importance of getting the fundamentals of the housing delivery system working was raised.  
Access to finance will not alone overcome the substantial constraints in other areas of the housing 
delivery system. Specifically, the following constraints were raised: 

  Land identification, planning and release 
  Access to bulk services 
  Securing title to land 
  Accessing housing finance for middle / lower income households 

The point was also raised that information on what tenure types, housing types and finance types 
were appropriate for which sectors of the housing market would be useful. In a constrained 
housing market such as Zambia’s, only the easiest and most obvious solutions have yet been 
tackled. 

It was mentioned that public sector housing deliverers have a minimal impact on the housing 
need. Therefore approaches that facilitated private sector involvement in the development of 
affordable housing should be encouraged and expanded. 

Role of Pension & Provident Funds in Housing FinancingRole of Pension & Provident Funds in Housing Financing  
Many participants agreed that a detailed analysis of the role that pension and provident funds 
could play in the housing market would be valuable. Pension fund assets comprise a vast majority 
of savings of many Zambians, and these are not being developed sufficiently.  It was noted that 
many normal households would benefit more from investing pensions in property than from the 
relatively low investment returns on offer from many funds.  

Past attempts by certain pension and provident funds at involvement in the housing sector had 
been problematic, but notwithstanding this some of the funds were looking at ways of expanding 
their role in housing, both as a part of their investment portfolio as well as a service to contributors.  

A study into the involvement of the Pension and Provident fund sector engaging n the housing 
market should endeavour to cover at least the following: 

  Role of Pension and Provident funds in the economy, specifically with respect to housing. 
Specific mention was made that public and private-sector funds must be included in such an 
analysis 
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  Possible resources available from Pension / provident funds for housing, and the ability of the 
investment sector to invest in mortgage-backed securities.  

  Statutory Constraints and opportunities facing pension and provident funds, including 
investment criteria and limits 

  Different roles that could be played, eg: 
O  Wholesale Funder to other financial institutions; 
O Purchase of mortgage-backed securities 
O Participant in housing market (developer or holder of housing stock) 
O Allowing use of accumulated withdrawal benefits as security for loans (pension-backed 

mortgages) 
O Direct lending of accumulated benefits to members for housing  

  Experience from other countries of Pension and Provident fund involvement in the housing 
finance sector. 

  Risks and Benefits associated with Pension and Provident fund involvement in the housing 
finance economy. 

Finance Techniques and Capacity BuildFinance Techniques and Capacity Build ing: Housing Demand ing: Housing Demand 
Cost Elements in HousingCost Elements in Housing  
It was clear during the workshop that there was confusion regarding the cost elements related to 
housing. Mention was made that ‘Zambians would rather build than pay such high prices [in 
developments such as Lilayi]’.  However, it was not recognised that purchasing a house in such a 
‘total housing estate’ includes the costs of land, bulk and link services, internal service reticulation, 
land title and transfer costs, town planning, communal security, lighting, facilities and social 
services such as healthcare and schools. A further issue raised was around ‘profiteering’ in the 
housing sector.   

An exploration into the costs drivers of a market-driven housing process would be useful in 
facilitating a discussion around housing affordability and differentiated strategies for addressing 
the needs of the poor. 1   

Government’s Role in HousingGovernment’s Role in Housing  
The roles of government, and specifically local government in the housing process were 
highlighted by a number of participants.  

It was noted that a new housing strategy is being developed for Zambia, and engagement in this 
process could yield good results.  The initial report by David Gardner noted that the current 
Zambian Housing Policy, while comprehensive, is not tuned to the current realities of the Zambian 
housing sector.  Therefore, establishing a solid housing strategy basis in the new strategy would 
set the groundwork for the future development of the housing sector. 

Access to LandAccess to Land  
Specifically, government’s role in respect of land identification, planning, release and titling was 
seen as a key area requiring further work in Zambia.  It was mentioned that a number of studies 
had been undertaken relating to land in Zambia, but that substantial problems still remained in the 
land identification, packaging and release process generally. This in turn created an immediate 
bottleneck constraining the development of the housing sector.   

Possibly, FinMark’s Urban LandMark programme could consider ways of engaging on this issue.  
It is suggested however that FinMark should assess other work that has been done, and is being 
done on this issue in Zambia prior to taking this area forward. 

                                                 
1 Interestingly, this issue was also raised in the Botswana session and referred to as ‘key affordability issues’ 
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CConclusiononclusion   
No attempt was made to prioritise the issues raised as areas for future work by FinMark Trust.  
However, it is suggested that the following areas raised at the workshop are likely to offer the 
maximum impact on Zambia’s housing sector for FinMark Trust: 

 Facilitating the implementation of the AUHF Housing Demand Study in Zambia, in order to 
expand the availability of independent research data related to Zambia’s housing sector. 
There is still a dearth of acceptable, independent data on the Zambian housing sector, both 
from the supply and demand side. The housing debate can only be strengthened on the solid 
foundation of better basic data on the housing sector. 

 Researching the role of Pension and Provident Funds in the Housing Sector, as this 
sector has the ability to rapidly improve the chances of many ordinary Zambian households of 
accessing finance.  It also offers a significant local financial resource that could be mobilised 
into the development of the housing sector 

 Developing a Housing Supply & Demand Matching Model that maps the real costs of 
housing development in Zambia (cost drivers) against the effective demand / affordability 
profile. The relevant housing delivery approaches and the likely nature of supply for different 
housing demand sub-sectors in Zambia must be clarified, or else the debate will remain 
focused on higher-and middle-income housing development only.  This is essential as a base 
point for commencing the enhancement of access to financial markets to Zambia’s poor.  

 Research into the prospects for Integrated Housing Developments (such as Lilayi) could be 
beneficial in providing a framework for the development of additional such projects in Zambia. 
This is generally seen as one viable model for housing development, albeit very complex, as 
all major constraints are dealt with simultaneously and solutions are found to these, instead of 
developments being unviable due to one or other problem area. A critical review of the 
Lilayi development, framed at identifying critical success factors, problem areas and lessons 
learned relevant to future integrated development could be a valuable asset to future housing 
projects in Zambia. 
 

In addition to the above issues, the following areas of possible intervention should also be 
considered by FinMark: 

 Dissemination of information on housing finance products, techniques and experiences 
from Southern Africa would be valuable to a very young housing finance sector.   

 Support to the Microfinance sector is another area to be considered.  While there are a 
number of microfinance operators in Zambia, many are small, poorly resourced, and facing 
the same developmental problems.  Given that FinMark’s area of focus is generally down-
market (and that the larger banks are unlikely to move substantially down-market in their 
lending focus), strengthening the players in this market and making them aware of how to 
target housing lending as a potential area of business could be a productive area of 
engagement for FinMark. 

 Strategic engagement in policy processes is another avenue open to FinMark that could 
yield the best results. Specifically, although not directly discussed at the meeting, the 
Financial Sector Development Programme and the re-drafting of Zambia’s housing strategy 
are two areas for potential involvement. 

 

Way forwardWay forward   
 
Zambia has a nascent housing finance sector, currently developing on a new-found confidence in 
the improving economy and deregulation of the housing sector.  However, it is a very small, under-
researched and under-resourced sector that is facing significant risks.  FinMark’s support to this 
sector could be instrumental in ensuring it develops in a controlled and sustainable manner, rather 
than repeating the many failures that have been experienced elsewhere in the world. 
 



FinMark Trust  Lusaka, Zambia: 25 October 2007 
 

 
Discussion Session: Access to Housing Finance in Zambia Page 7    
 
 

It is proposed that FinMark’s engagement in Zambia remains focused around informal interactions 
with role players, being a portal for housing and finance-related information dissemination, 
undertaking key research projects on critical issues and disseminating results of these to the 
widest possible number of role players, and possibly engaging in formal forums or processes (but 
not managing them) to provide structured inputs into  the housing finance debate. 


